AR01 393529 


Cal    No,  21 

CITY  PLANNING  COMMISSION 
(CP-19302) 

July  19,  1967 

To:    Secretary,  Board  of  Estimate  from  City  Planning  Commission. 

Pursuant  to  Section  201  of  the  New  York  City  Charter,  the  City  Planning 
Commission  on  March  30,  1966  (Cal.  No.  29),  authorized  a  public  hearing  on 
the  petition  of  Leonard  Li twin  and  Martin  Swarzman,  for  the  amendment  of 
the  Zoning  Map,  Section  No,  10b,  changing  from  an  R7-1  District  to  a  C^-2 
District  property  bounded  by  Union  Street,  Sanford  Avenue,  Kissena  Boulevard 
and  Barclay  Avenue,  Borough  of  Queens,  as  shown  on  a  diagram  bearing  the 
signature  of  the  Secretary  and  dated  March  30,  1966. 

The  rezoning  was  requested  originally  by  a  representative  of  the  contract- 
purchaser  of  the  property  involved  in  order  to  permit  the  construction  of  a 
major  department  store  complex. 

The  property  to  be  rezoned  consists  of  an  irregularly- shaped  block  having 
an  area  of  about  190,000  square  feet.     The  major  portion  of  the  block  is  occu- 
pied by  Saint  Joseph's  Convent,  a  religious  order.     There  are  two  other  small 
parcels  within  said  block,  presently  developed  with  private  dwellings,  whicn 
have  been  acquired  by  the  petitioner  since  submitting  his  petition. 

The  present  Flushing  shopping  center  is  situated  primarily  along  Main 
Street  with  its  focal  point  near  the  intersection  of  Roosevelt  Avenue,  two 
blocks  north  of  the  block  under  consideration.     Commercial  development  in 
recent  years  has  expanded  southward  in  the  proximity  of  the  site.     The  area 
immediately  south  and  southwest  of  the  site,  along  Kissena  Boulevard,  has 
experienced  tremendous  high  density  residential  growth  in  recent  years  and 
this  trend  is  continuing.     Other  uses  surrounding  the  site  are  primarily 
institutional  including  a  church  across  Barclay  Avenue,  a  fenced-off  school 
playground  across  Union  Street,  and  a  synagogue  across  Kissena  Boulevard. 

Access  to  the  site  is  available  and  convenient  to  all  forms  of  trans- 
portation.   At  least  fourteen  bus  routes  traversing  this  area  either  have 
stops  at  the  site  itself  or  are  within  convenient  walking  distance.  Stations 
of  the  Long  Island  Railroad  and  the  IRT  subway  are  situated  within  a  radius 
of  two  blocks.    A  network  of  major  streets  and  arterial  highways  offers 
direct  and  easy  access  by  automobile  and  truck. 
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The  applicant  now  contemplates  and  has  submitted  to  the  Commission  a 
plan  calling  for  the  construction  of  a  ^-story  department  store  containing 
-~bcut  300,000  squ  :c    eet  of  floor  area.    Accessory  facilities  include  a 
four- level  parking  garage  that  will  a  ccommodate  about  1000  cars  and  off- 
street  loading  berths.    Landscaped  planting  areas  will  surround  the  site 
a  id  a  landscaped  entrance  plaza  will  be  provided  on  Sanford  Avenue,  The 

cost  oi      le  \e'elo#ment  is  about  $10,000,000.    As  originally 
:v  :  o.  .    ,     he  de^?:       it  store  would  have  provided  approximately  2*+0,000 
square      et  of  floor  area.    However,  a  shopping  mall  with  an  additional 
100,000  sauare  feat  of  satellite  stores  would  have  also  been  included. 

The  petition  was  the  subject  of  a  public  hearing  duly  held  by  the 
Comml  si      on  April  20,  1966  (Cal.  No.  70).    There  were  sixteen  appearances 
in  opposition  including  representatives  of  the  Flushing  Council  of  Women's 
Organizations,  Parent  Teachers  Association  of  Public  School  20,  Nev;  York  City 
District  of  National  Congress  of  Parents  and  Teachers  Associations,  Local 
School  Bop.rd  No.  25?  Flushing  Merchants  Association,  First  Baptist  Church, 
Temple  Gates  of  Prayer,  Free  Synagogue  of  Flushing,  Flushing  Property  Owners 
Associati  Q|  North  Sho^e  Democratic  Association  and  a  number  of  private 
ind-*-    i  u  Is  and  several  elected  officials. 

r<     e  appearances  in  favor  of  the  proposed  amendment  were  made  by 
representatives  of  the  contract- pur chaser ,  present  owner,  Queensboro  Federa- 
tion of  Parents  Clubs,  Mother  Club  of  Bishop  McDonnell  High  School,  St. 
Michaels  Roman  C  .tholic  Chu:  ch,  Flushing  Chamber  of  Commerce,  Queens  Cham- 
ber of  Commerce,  Queens  County  Civic  Council,  and  a  number  -f  private  indi- 
viduals.   The  hearing  was  closed. 

The  Commission  is  in  receipt  of  several  thousand  communications  in  favor 
of  and  several  hundred  communications  in  opposition  to  the  proposed  amendment 
These  include  letters  from  the  Board  of  Education  opposing  the  development. 

Subsequent  to  the  public  hearing,  the  Commission,  on  its  own  initiative, 
held  public  hearings  on  a  proposal  (GP-19*<7*0  to  expand  the  scope  of  the 
amendment,  bo  include  the  block  bounded  by  *+lst  Avenue,  Union  Avenue,  Barclay 
Avenue  and  Ki^sena  Boulevard,  located  just  north  of  the  petitioners'  block. 
The  resultant  expansion  of  the  rezoning  would  have  provided  a  unified  C^—2 
zoninr  pattern  exte-.rv  og  _rom  Northern    oulevard  to  Sanford  Avenue. 
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A  public  hearing  on  the  expanded  C'i-2  area  was  held  on  October  5,  1966 
with  appearances  and  arguments  similar  to  the  first  hearing.     There  was  "Quite 
clearly  a  pronounced  split  in  the  community  over  this  proposal.     This  was  not 
surprising  since  the  contemplated  abandonment  of  the  convent,  a  major  institu-' 
tional  use  in  the  area  for  many  years  presaged  a  fundamental  change  in  exist- 
ing land  use.     It  has  been  the  Commission's  experience  that  such  fundamental 
changes  in  historic  land  use  create  the  most  difficult  and  sensitive  planning 
issues  and  evoke  the  strongest  community  feelings*     Consequently,  the  Commis- 
sion examined  the  merits  of  the  proposal  with  the  greatest  care  and  attention, 
particularly  since  a  staff  report  on  the  1966  zoning  petitions  had  recommended 
denial.    All  members  of  the  Commission  personally  visited  and  inspected  the 
site  and  neighborhood  one  or  more  times.    The  Commission  also  retained  a 
marketing  and  real  estate  consultant  and  a  traffic  consultant  to  analyze 
marketing  and  traffic  reports  made  by  the  applicant's  expert  consultants  and 
to  independently  study  the  proposal*    The  proposal  was  extensively  discussed 
by  the  Commission  at  a  number  of  regular  and  special  executive  sessions. 

The  Commission  took  this  special  care  in  due  recognition  of  the  impor- 
tance of  this  location  at  the  edge  of  the  historic  Flushing  shopping  center 
just  one  block  from  the  confluence  of  Kissena  Boulevard  ana  Main  Street,  and  twc 
blocks  from  the  Roosevelt  Avenue  -  Main  Street  intersection,  one  of  the  main 
transportation  nubs  in  the  City. 

As  one  consequence  of  its  study  and  consideration,  the  Commission  became 
convinced  that  the  expanded  proposal,  although  providing  a  better  map  pattern 
than  the  original  proposal,  which  is  one  criterion  of  zoning  did  not  represent 
an  appropriate  zoning  change  a t  this  time.    The  Commission,  therefore,  is 
filing  this  matter  on  July  19,  1967'Cal.  No.  22). 

Objections  to  the  rezonmg  expressed  at  the  public  hearing  related  primar- 
ily to  the  impact  of  the  development  on  existing  shopping  facilities,  on 
traffic  congesc*on  and  pedestrian  safety,  particularly  of  school  chiidrer 
and  on  surrounding  development. 

The  Commission  has  fully  considered  these  oojections  and  subsequent  to 
the  public  hearings  held  a  series  of  conferences  with  the  applicant  and  other 
City  agencies  in  order  to  establish  criteria  for  the  design  and  operation  of 
the  facility  which  would  minimize  any  adverse  effects. 

In  consequence,  the  following  assurances  have  been  received  fron  the  cevel 
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oper: 

1.  That  the  site  will  be  developed  solely  for  department  store  use  and 
that  no  provision  will  be  made  for  satellite  stores. 

2.  That  the  developer  will  cede  10  feet  of  property  adjacent  to  the 
southerly  street  line  of  Barclay  Avenue  between  Kissena  Boulevard  and  Union 
Street  for  street  widening  purposes,  thus  increasing  the  street  width  from 
50  to  60  feet.    In  addition,  the  proposed  building  will  have  a  10-foot  set- 
back from  the  new  street  line;  5  feet  of  said  setback  depth  will  be  used  for 
a  planting  strip  adjacent  to  the  building  and  5  feet  will  be  improved  as  a 
sidewalk  to  be  utilized  in  conjunction  with  a  5-foot  width  of  sidewalk 
within  street  area,  thus  providing  a  sidewalk  aggregating  10  feet  in  width 
along  the  southerly  side  of  Barclay  Avenue. 

3.  That  the  developer -^xi- cede  5  feet  of  property  abutting  the  wes- 
terly street  line  of  Union  Street  between  Barclay  Avenue  and  Sanf ord  Avenue 
for  street  widening  purposes,  thus  increasing  Union  Street  from  60  to  6? 
feet  in  width.    As  in  Barclay  Avenue  the  proposed  building  will  be  set  back 
10  feet  from  the  new  street  line;  a  5-foot  width  of  this  setback  depths/ill 
be  used  for  a  planting  strip  abutting  the  building  and  5  feet  will  be  im- 
proved as  a  sidewalk  to  be  utilized  in  conjunction  with  a  5-foot  sidewalk 
within  street  area  thus  providing  a  sidewalk  aggregating  10  feet  in  width 
along  the  westerly  side  of  Union  Street.    A  map  providing  for  such  widen- 
ings  is  now  in  course  of  preparation. 

h.  That  the  architectural  design  and  landscape  treatment  of  the  devel- 
opment will  be  in  harmony  with  the  general  character  of  the  area  and  both 
plans  be  submitted  to  the  City  Planning  Commission  on  July  10,  1967.  Final 
plans  will  be  submitted  to  the  Commission  for  its  approval.    The  developer 
has  also  agreed  to  have  an  internal  parking  and  traffic  flow  plan  for  the 
parking  facility  prepared  by  a  recognized  traffic  expert  in  consultation 
with  the  Department  of  Traffic  in  order  to  coordinate  the  parking  and  load- 
ing activities  of  the  department  store  with  any  traffic  control  and  pedes- 
trian safety  measures  that  may  be  adopted.     The  Department  of  Traffic  has 
informed  the  Commission  that  appropriate  regulatory  measures  will  be  adopted 
to  insure  pedestrian  safety  and  to  expedite  traffic  flow  in  the  vicinity  of 
the  siteo 
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The  Commission  gave  lengthy  and  serious  consideration  to  all  of  the  objec- 
tions raised  by  the  opponents  of  the  proposed  zoning  change,  as  follows: 

1.  Concern  was  expressed  for  the  increased  traffic  congestion  which  would 
be  caused  by  the  presence  of  a  major  department  store.    The  Commission  believes 
that  measure  to  be  taken  for  widening  and  improvement  of  the  abutting  streets 
together  with  the  measures  to  be  taken  in  connection  with  the  operation  of 

the  parking  and  off-street  leading  facilities  operated  in  conjunction  with  the 
project  will  permit  the  functioning  of  the  department  store  development  without 
undue  interference  to  the  flow  of  traffic  in  this  locality  and  will  safeguard 
pedestrian  traffic. 

2.  In  considering  the  objections  raised  by  the  Board  of  Education,  the 
Public  Education  Association  and  local  community  organiza  ions  dealing  with 
the  potential  danger  to  school  children  and  the  possible  adverse  effect  of 
increased  noise  and  congestion  on  the  operation  on  the  school  we  delayed  action 
on  the  propos"!  in  order  to  give  this  opposition  the  most  serious  examin  tion. 
This  examination  has  convinced  us,  however,  that  the  proposed  development  will 
not  constitute  an  undue  adverse  influence  on  any  of  the  schools  in  the  area. 

No  matter  what  the  final  land  use  is,  whether  residential  or  commercial,  there 
will  be  increased  traffic  in  the  area.     The  Public    School,  however,  is  in  the 
far  half  of  the  block  to  the  east  of  the  site.     The  near  half  of  the  school 
block  consists  of  a  playground  complex  closed  off  by  a  high  chain  link  fence. 
It  is  this  which  faces  the  site  across  Union  Street.     No  entrances  to  the  play- 
ground or  school  are  on  Union  Street  or  near  the  corner.     The  surrounding 
residential  pattern  is  such  chat  most  of  the  children  attending  the  school 
do  not  approach  it  from  the  west  and  will  not  therefore  have  to  pass  the 
shopping  center.     Those  children  who  do  come  from  the  west  by  and  large  have 
to  cross  Mai    Street  or  Kissena  Boulevard  which  are  far  more  heavily  trafficked 
and  difficult  for  a  child  to  cross  than  will  be  a  department  store  and  its 
garage* 

Traffic  congestion  may  create  inconvenience  but  it  is  not  a  safety  hazard 
in  any  way  comparable  to  that  caused  by  rapidly  moving  traffic. 

3.  We,  also,  seriously  considered  the  opposition  of  the  Synagogue  which 
is  across  Kissena  Boulevard  from  the  site  and  which  contended  that  operation 
of  a  department  store  would  interfere  with  religious  services.    Kissena  Boule- 
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vard  is  a  major  traffic  artery  tra.  sed  at  this  point  by  a  number  Df  bus 
lines.  We  do  not  believe  th  t  the  development  of  a  department  stor?  will 
alter,  in  any  noticeable  way,  the  existing  impact  of  traffic  on  the  syna- 
gogue. 

The  objections  of  the  merchants  in  +he  area  to  the  competitive 
aspects  of  a  new  major  retail  facility  was  s  .  i.died  by  our  -onsultants  and 
by  the  Commission.    It  is  our  conclusion,  based  on  our  own  studies  ar/i  on 

another  departir  i 

have  the  effect  of  strengthening  the  retail  base  of  the  Flushing  area  and 
thereby  enlarging  the  potential  market  for  goods  and  services.  We  further 
believe  that  it  will  tend  to  attract  customers  who  presentl/  use  othe. 
shopping  areas  outside  of  city  limits  and  it  will  therefore  increase  th* 
amo mt  of  business  for  all  stores  in  the  area.    In  reaching  a  final  con- 
clusion the  Commission  was  concerned  with  its  responsibility  to  all  groups 
within  the  Flushing  community  and  to  the  city  as  a  whole.    The  Flushing 
shopping  area  is  one  of  the  ie*.:  major    egional  shopping  areas  in  the  City. 
There  are  relatively  few  areas  in  the^City  that  are  better,  or  even  as 
well-served,  by  mass  transportation.    The  growth  of  nearby  upper  income 
residences  has  increased  the  potential  of  this  shopping  area.    It  is  there- 
fore important  that  there  be  available  the  variety  and  choice  of  goods 
required  to  adequately  ^  serve  the  needs  of  this  growing  population. 
We  are  convinced  that  another  major  department  store  will  have  a  strength- 
ening eli act    a  the  entfire  area.  The  fact  that  it  is  located  to  the 
southern  end  of  the  regi/onal  shopping  area  will  not,  we  believe,  encourage 
the  deterioration  of  the  northern  end.    This  might  have  been  the  case  had 
the  satellite  stores  been  allowed  to  surround  the  department  store.  By  limit- 
ing the  present  comme  .  jial  space  in  the  southern  end  it  is  our  hope  .nd 
belief  that  additional  space  will  become  viable  in  the  a  rea  north  of  Koose- 
velt  Avenue  and  that  there  will  be  an  increase  in  the  strength  and  vitality 
of  the  entire  section.    Furthermore,  in  the  future  development  of  the  a rea 
we  hope  that  an  additional  department  store  at  the  northern  end  will  round 
out  the  complex.  The  future  strength  of  the  Flushing  shopping  area  is 
important  to  the  economy  of  the  city  as  a  whole.    It  is  our  best  judgment 
that  this  can  be  achieved. by  the  addition  of  a  major  department  store  at 
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this  time. 

The  matter  was  further  considered  on  July  19,  1967  (Cal.  No.  21)  and 
in  view  of  the  above  circumstances,  the  Commission  determined  that  the  amend- 
ment under  consideration  was  fully  consistent  with  sound  planning  principles 
and  woui.3  provide  appropriate  zoning  for  the  area  involved  and  be  of  benefit 
to  the  welfare  and  economy  of  the  city  as  a  whole  and  it  was  thereupon  adopted 
together  with  the  following  resolution,  which  is  he. • with  filed  with  the  Sec- 
retary of  the  Board  of  Estimate,  in  accord  with  the  provisions  of  Section  201 
of  the  New  York  City  Charter: 

RESOLVED,  by  the  City  Planning  Commission  that  the  Zoning  Resolution 
of  The  City  of  New  York,  effective  as  of  December  15,  1961,  and  85  subse- 
quently amended,  be  and  the  same  hereby  is  amended  by  changing  the  Zoning 
Map,  Section  No,  10b,  so  as  to  change  from  an  R7-1  District  to  a   C*f-2  Dis- 
trict property  bounded  by  Union  Street,  Sanford  Avenue,  Kissena  Boulevard 
and  Barclay  Avenue,  Borough  of  Queens,  as  shown  on  a  diagram  bearing  the 
sign? re  of  the  Secretary  and  dated  March  30,  1966, 

IN  FAVOi :  DONALD  H.  ELLIOTT,  Chairman,  LAWRENCE  M.  ORTON,  Vice  Chairman, 
73LINOH  C.  GUGGENHEIMER ,  JAMES  G.  SWEENEY,  Commissioners 

IN  OPPOSITION:  HARMON  H.  GOLDSTONE,  BEVERLY  M.  SPATT,  Commissioners 

NOT  VOTING:  WALTER  MC  QU.iDE,  Commissioner 
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DISSENTING  REPORT  OF  COMMISSI CNER  BEVERLY  MOSS  SPATT 

Re:    Amendment  of  the  Zoning  Map,  Section  10b,  changing  from  an  R7-1 
District  to  a  CM— 2  District  property  bounded  by  Union  Street,  Sanford 
Avenue,  Kissena  Boulevard  and  Barclay  Avenue,  Borough  of  Queens. 

I  vote  No.    This  vote  is  not  given  lightly.    It  is  given  with  sympathy 
for  the  petitioner  but  with  the  knowledge  and  conviction  that  the  City  cannot 
act  in  response  to  private  desires  but  rather  in  response  to  a  perception  of 
the  needs  of  the  people  of  the  communities  in  relation  to  the  total  City.  The 
Commission's  role  must  be  to  prepare  and  support  procedures  which  will  control 
private  and  public  development  so  that  the  public  can  reap  the  benefits  of 
sound  planning. 

I  believe  the  action  taken  today  is  a  total  repudiation  of  planning 
principles.     It  violates  desirable  land  use,  circulation  and  economic 
principles  and  inevitably  will  have  detrimental  consequences  for  the  Flushing 
community  and  for  the  City. 
Land_Use 

The  rezoning  to  CM— 2  and  the  locating  of  a  department  store  on  the  site 
is  an  improper  intrusion  into  a  well  developed  residential  neighborhood.  In 
my  judgement,  it  will  have  a  negative  effect  on  the  residential  character  of 
the  area. 

The  community  facilities  which  are  an  integral  part  of  a  residential 
area  also  will  be  adversely  effectedo     In  the  very  immediate  vicinity  of  the 
proposed  department  store  is  a  public  school,  a  Catholic  school,  a  Hebrew 
school,  a  public  library,  a  Roman  Catholic  Church,  a  Synogogue  and  a  Protestant 
Church. 

The  residential  and  institutional  character  of  the  neighborhood  was 
shaped  by  the  very  institution  which  is  now  leaving o     It  would  be  most  tragic 
if  a  commercial  use  which  is  clearly  incompatible  with  the  existing  character 
of  the  area  were  permitted  to  replace  a  departing  institution.    At  the  time  of 
the  1960  rezoning,  even  if  the  said  property  had  been  vacant,  it  would  have 
been  zoned  residential* 

The  consultants  report  states  tnat  a  department  store  would  do  well  on 
that  site  but  what  it  does  not  state  is  what  will  happen  to  the  residential 
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and  institutional  character  of  the  community,  to  the  schools  and  to  the  other 
community  facilities.     If  a  department  store  is  needed,  it  should  be  located 
within  the  commercial  area  specifically  set  aside  to  encourage  such  develop- 
ment not  in  the  center  of  a  viable  residential  community.    By  our  official 
approval  today  we  are  contributing  to  those  factors  which  lead  to  the  de- 
struction of  stable  middle  class  neighborhoods  and  force  people  to  move  out 
of  the  City.    By  our  official  act,  we  are  not  only  destroying  the  bare  of  the 
city  tax  revenue  and  the  necessary  community  leadership  but  alsc   the  very  City 
itself. 

The  Model  Cities  program  has  been  widely  and  enthusiastically  accepted 
by  the  Administration  in  an  effort  to  rejuvenate  the  deteriorating  areas  of  the 
City,  but  at  the  same  time  decisions,  such  as  this  one,  are  being  made  which 
cause  the  still  viable  portions  of  the  City  to  be  eroded. 

The  Temporary  Commission  on  City  Finances  in  i      very  first  report 
(No-ember  30,  196*0  warned  that  the  City  must  face  u*     to  the  problem  of  the 
flight  of  the  middle  class .    The  seriousness  of  its  impact  on  the  City  was 
reinforced  this  past  week  by  a  report  that  the  ex-migration  of  middle  income 
families  has  caused  New  York  City's  percentage  of  the  total  state's  personal 
income  to  drop  from  57.1*  to  h?M,  since  1950.    Also,  Harold  Howe  2nd,  United 
States  Commissioner  of  Education  stated  that  the  cities  are  becoming  the 
ghettoes  of  the  very  rich  and  the  very  poor<>    He  stated  that  the  middle  class 
has  left  because  the  cities  "have  sapped  their  own  political  power  <>  0 . 0  .and 
eroded  their  own  financial  power  through  poor  land  use,  unplanned  develop- 


ment 1 


o  •  c  o 


Traffic  Circulation 

The  department  store  is  being  located  in  an  area  in  which  the  street 
capacity  is  already  past  the  saturation  point.    The  inadequately  proposed  plan 
will  not  resolve  the  problem  but  with  the  zoning  change  compound  it.  The 
present  and  future  traffic  desires  will  not  be  meto 

The  applicant  proposes  to  construct  a  garage  which  will  accommodate 
approximately  1000  cars.    Assurances  have  been  received  from  the  developer 
that  a  recognized  traffic  expert  will  prepare  an  internal  parking  and  traffic 
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flow  plan  for  the  garage  in  consultation  with  the  Department  of  Traffic 0  In 
addition,  some  minimal  street  widening  will  be  provided  on  Barclay  and  Union 
Sir??' So 

If  we  are  to  accept  the  assumptions  made  by  the  developer  as  to  the  mode 
of  travel?  the  number  of  vehicles  and  the  amount  of  movement  during  an  eight- 
hour  day  clearly  exceeds  the  capacity  of  the  abutting  streets 0    Neither  the 
proposed  internal  parking  and  traffic  flow  plan  nor  the  minimal  street 
widenings  will  have  an  appreciable  effect  in  reducing  the  impact  of  the  ap- 
proximately *f9500  vehicles  and  99000  movements  that  this  facility  will 
generate o    Peak  movements  will  occur  between  11  a0nu  and  3  p0m0,  conflicting 
with  school  movements  at  lunch  time  and  at  the  end  of  the  school  day.     On  the 
basis  of  a  ten  or  twelve  hour  day,  there  will  be  additional  vehicular  move- 
ments withi  additional  peaking  occurring  during  the  evening • 
Economic  Viability 

Ck  is  designated  primarily  for  regional  shopping  centers.     In  such  a 
center  compactness  is  desirable  whereby  there  would  be  a  minimum  impact  on 
surrounding  areas  and  on  traffic  circulation  and  maximum  convenience  for 
•.ustomers.    This  site  does  not  qualify.    Instead  of  contributing  to  the 
economic  health  of  the  old  shopping  center,  it  would  really  be  a  separate 
and  competing  center*    The  way  the  districts  shape  has  been  described  to 
look  good  on  paper  by  taking  in  an  intervening  existing  residential  develop- 
ments, churches  etc.  fails  to  resolve  this  basic  conflict.    Ntw  Ok-  shopping 
development,  in  the  long  run,  would  be  far  better  situated  on  property  within 
the  mapped  Ck  District  and  possibly  related  to  the  Municipal  Parking  let  and 
certainly  immediately  adjacent  to  the  existing  commercial  development*  This 
would  reinforce  the  large  investment  of  public  and  private  funds  in  the 
present  shopping  area  and  insure  maximum  tax  revenue  to  the  City* 

Today's  approval  of  land  least  suited  for  expansion  of  the  Flushing 
Shopping  complex  and  not  even  adjacent  to  it  is  a  repudiation:  of  the  basic 
principles  advanced  by  the  Yorhees  Walker  Smith  and  Smith  proposals  and 
adopted  by  the  City  Planning  Commission  and  the  Board  of  Estimate  in  the  '960 
cjnprehensi^e  r e zoning 0 
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Public  Hearing 

Two  public  hearings  were  held  on  this  matter.    The  reason  for  the  second 
hearing  was  that  the  Commission  felt  that  the  original  request  would  be  !tspot 
zoning"  and  therefore  held  a  second  hearing  on  an  extended  areae    It  should 
be  noted  that  today's  approval  ±l  on  the  original  request. 

The  public  hearings  lasted  many  hours •    Opposition  was  expressed  by  a 
variety  of  local  community  groups,  business  groups,  religious  groups,  appointed 
and  elected  officials,  the  local  school  Board,  the  Parent-Teacher  Association 
of  P.S.  20,  New  York  City  Chapter  of  the  Congress  of  Parents  ^nd  Teachers,  The 
United  Parents  Associations,  Citizens  Committee  for  Children,  Public 
Education  Association  and  the  Board  of  Education  of  Hew  York  City. 

At  the  public  hearing,  the  people  did  nor.  passively  participate  but 
showed  an  active  keen  sense  of  responsibility  and  in  an  informed  manner  ex- 
posed the  Commission  to  a  variety  of  arguments  so  that  the  problem  was 
thoroughly  aired  and  truly  refined  in  the  crucible  of  public  opinion.  To- 
day's approval  makes  a  sham  of  the  public  hearing  wherein  the  citizens  showed 
that  not  only  were  they  willing  to  enjoy  the  benefits  of  a  free  society  but 
also  willing  to  share  the  responsibility  and  exercise  a  voice  in  its  affairs. 
Conclusion 

Today's  approval  is  particularly  unfortunate  in  that  on  the  one  hand 
the  Commission  is  talking  of  adopting  a  Comprehensive  and  Master  Plan  and  on 
the  other  hand,  by  this  action,  is  chipping  away  at  any  real  planning  rationale 
that  does  exist.    Today's  approval  is  at  variance  with  the  basic  principles  of 
a  Comprehensive  and  Master  Planc 

I  present  this  statement  because  I  believe  that  honest  dissent  is  im- 
portant to  the  continuance  of  a  strong  democratic  society.     I  am  aware  that 
it  is  difficult  to  take  in  hand  the  introduction  of  a  new  order  of  things 
but  it-  will  be  self-defeating  in  the  long  run  if  we  continue  to  attempt  to 
moid  the  people  to  fit  a  haphazard  environment,  rather  than  create  a  proper 
ecological  balance  between  man  and  his  environment.    Therefore,  I  present 
this  statement  because  I  believe  that  the  role  of  the  City  Planning  Commission 
cannot  be  as  a  modifier  for  immediate  unplanned  change  but  as,  in  the  words  of 
Richarc  Childs,  a  "Loobvest  for  Posterity." 
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Zoning  changes  along  the  frontiers  between  established  but  in- 
compatible uses  are  always  difficult  to  resolve,.     There  are  no  hard 
and  fast  or  universally  applicable  rules „     A  few  simple  guidelines, 
however,  seem  appropriate: 

that  the  burden  of  proof  rests  with  the  proponents  of  the 

change  j; 

that   the  damage  the  proposed  change   can  reasonably  be  ex- 
pected to  bring  to  some  owners  and  residents  is  heavily 
outweighed  by  the  good  it  can  reasonably  be  expected  to 
bring  to  others; 

that  some  broader  public  purpose  than  merely  the  interests 
of  the  parties  immediately  concerned  will  thereby  he  ad- 
vanced ; 

or  that  no  other  alternative  is  practicable □ 
Applying  these  principles  to  the  case  in  hand,  I  have  not  been 
convinced,  despite  expert  testimony  to  the  contrary,  that  a  depart- 
ment store,  at  this  location,  will  benefit  the  merchants  along  Main 
Street*     Neither,  as  some  of  them  claim,  do  I  think  it  will  ruin  them. 
Certainly,  it  seems  clear,  that  if  the  main  interest  were  to  draw 
new  trade  to  the  existing  commercial  community,  a  department  store 
and  parking  garage  would  be  located  near  the  north  end  of  Main  Street, 
not  the  south.     Thus,  at  the  very  most,   I  find  the  case  for  tne  claimed 
benefits  "not  proven. " 

The  case  for  the  expected  harm  is  much  clearer.     The  surround- 
ing street  widenings  that  have  been  negotiated  with  the  developer  are 
clear  evidence,  even  if  common  3ense  were  not,  of  the  vastly  increased 
traffic  that  will  be  drawn  to  an  already  congested  neighborhood. 
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I  have  not  been  convinced  that,  at  an  appropriate  land  price, 
a  viable  residential  development  could  not  be  designed  for  this  block. 
This  might  bring  less  profit     to  both  buyer  and  seller  but,  the 
demand  for  housing  being  what  it  is,  Ido  not  believe  that  it  would 
bring  a  loss.     Admittedly,  it  would  bring  less  tax  revenue  to  the 
City,  but  this  interest,  it  seems  to  me,  is  outweighed    by  the 
reassurance  a  denial  of  this  zoning  change  will  bring  to  people 
throughout  the  Citys     that,  when  they  buy  or  settle  in  a  neighborhood, 
the  surrounding  uses  will  not  be  changed  unless  there  is  an  over- 
whelmingly clear  case  that  it  is  in  the   broad  public  interest  to  do 
so. 

For  these  reasons  I  vote  r-o  disapprove     CP  -  19302. 


